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The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

I.  Applicant  Information 

A.  Development  Team 


Developer: 


Attorney: 


Architect; 


Environmental : 


Traffic: 


Structural : 


Mechanical/ 
Electrical : 


Civil : 


Geotechnical : 


Survey: 


Marine 
Construction: 


THE  BOSTON  MARINER  COMPANY 
85  East  India  Row,  Suite  41E 
Boston,  MA  02110 

ROPES  &  GRAY 

225  Franklin  Street 

Boston,  MA  02109 

KALLMANN  MCKINNELL  &  WOOD 
939  Boylston  Street 
Boston,  MA  02115 

SKIDMORE  OWINGS  &  MERRILL 
334  Boylston  Street 
Boston,  MA  02116 

VANASSE/HANGEN  DESIGN  ASSOC. 
60  Birmingham  Parkway 
Boston,  MA  02135 

WEIDLINGER  ASSOCIATES 
44  Brattle  Street 
Cambridge,  MA  02138 

COSENTINI  ASSOCIATES 
44  Brattle  Street 
Cambridge,  MA  02138 

PARSONS  BRINKERHOFF 
120  Boylston  Street 
Boston,  MA  02116 

HALEY  &  ALDRICH 
238  Main  Street 
Cambridge,  MA  02142 

SURVEY  ENGINEERS  OF  BOSTON 
263  Summer  Street 
Boston,  MA  02210 

PERINI  CORPORATION 
73  Mt .  Wayte  Avenue 
Framingham,  MA  01701 


Ellen  Watts 
Anthony  Athanas 


John  Pike 


617-720-0775 
617-423-6363 


617-423-6100 


Michael  McKinnell    617-267-0808 
Michael  Lauber 


Karen  Alschuler 
Robert  Kaye 


Rich  Hangen 
Ray  Niedowski 


Minhaj  Kirmani 


Dick  Leber 


Morris  Levy 
Andy  Boyd 


Dave  Thompson 
Mark  Haley 


Gunter  Guerlich 


Morse  Klubock 
Frank  Marino 


617-247-1070 


617-783-7000 


617-876-9666 


617-876-3830 


617-426-7330 


617-492-6460 


617-423-3313 


617-875-6171 


Landscape 
Architect : 


Cost 
Estimating: 


Specifications : 


Hotel  Market 
Analyst : 


Retail  Market 
Analyst: 


Hotel  Design: 


Office  Design: 

Condominium 
Design: 

Marina  Design: 
Garage  Design: 


Elevator 

Consultant : 


Code 
Consultant ; 


CUMMIN  &  ASSOCIATES 
7  Maynard  Place 
Cambridge,  MA  02138 

WOLF  &  COMPANY 

P  0  Box  275 

kkk   Bedford  Road 

Pleasantville,  NY   10570 

TODISCO  ASSOCIATES 
Lakeside  Offices  Park 
Door  14,  607  N.  Avenue 
Wakefield,  MA  01880 

PANNELL  KERR  FORSTER 
100  Summer  Street 
Boston,  MA  02110 

MELVIN  F.  LEVINE  ASSOCIATES 
Urban  Development  Services 
One  Chiswick  Terrace 
Boston,  MA  02135 

CORNELL  SCHOOL  OF  HOTEL 

ADMINISTRATION 
Cornell  University 
Statler  Hall 
Ithaca,  NY  14853 

SPAULDING  &  SLYE 
125  Cambridge  Park 
Cambridge,  MA  02140 

VITOLS  &  ASSOCIATES 

1230  Statler  Office  Bldg. 

Boston,  MA  02116 

WATERFRONT  DESIGN  ASSOCIATES 
P  0  Box  54 
Medfield,  MA  02052 

MEYERS  PARKING  SYSTEMS 
45  Arch  Street 
Boston,  MA  02110 

JENKINS  &  HUNTINGTON,  INC. 
30  Tower  Lane 
Avon,  CT  06001 

ROTH  JENSEN  &  ASSOCIATES,  INC. 
5803  Rolling  Road,  Suite  207 
Springfield,  VA  22152 


Peter  Cummin 


Don  Wolf 
Fred  Talevi 


Phil  Todisco 


Peter  Griffith 


Mel  Levine 


Richard  Penner 


Mike  Sherman 


Victor  Vitols 


Bruce  Tobiasson 


Ken  Levine 


Kevin  Huntington 


John  McCormick 
Eric  Rosenbaum 


617-868-0422 


617-769-5800 


617-245-1255 


617-423-1920 


617-787-9410 


607-255-8301 


617-864-2400 


617-482-1990 


617-359-8348 


617-723-1731 


212-696-1818 
203-677-5942 
617-742-7472 

703-569-5666 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

I.  Applicant  Information 

B.  Legal  Information 


There  are  no  legal  judgements  or  actions  pending  concerning  the 
proposed  project. 

There  are  not  now,  nor  have  there  been  while  under  ownership  by  the 
current  owners  of  the  Pier  4  property,  tax  arrears  on  Pier  4  or  any 
other  Boston  property. 

The  development  site  comprises  three  parcels  located  in  South  Boston: 
2671-004;  2671-005;  and  approximately  70%  of  2671-003. 

The  property  is  owned  by  Anthony's  Pier  Four,  Inc.  and  Pier  Four,  Inc., 
Massachusetts  corporations.   A  Property  Title  Report  is  available  upon 
request. 

(A  discussion  of  the  legislative  and  title  history  of  the  site  is 
presented  in  Section  V.4  of  the  Fan  Pier/Pier  4  Draft  Environmental 
Impact  Report  published  in  December  1985.) 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

II.  Financial  Information 

A.  Participants 


As  of  September  1,  1986,  there  are  no  financially  involved  participants 
other  than  the  principal  proponent: 

The  Boston  Mariner  Company 
85  East  India  Row,  Suite  41  E 
Boston,  MA  02110 

The  Boston  Mariner  Company  is  a  Massachusetts  corporation  owned  by  the 
Athanas  family,  owners  of  Anthony's  Pier  4  Restaurant.   Bank  references 
for  both  The  Boston  Mariner  Company  and  Anthony's  Fine  Restaurants  are 
available  from  the  Bank  of  New  England: 

Mr.  John  Bigelow 

Vice  President,  Institutional  Group 

The  Bank  of  New  England 

28  State  Street,  ST29INS 

Boston,  MA  02109 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

II.  Financial  Information 

B.  Agreements  to  Secure  Parcels 


In  addition  to  the  8.9  acres  which  are  owned  by  the  Anthony's  Pier 
Four,  Inc.  and  Pier  Four  Inc.,  the  Pier  4  site  is  comprised  of  an 
additional  area  of  approximately  20,000  square  feet.   This  additional 
area  is  part  of  Old  Northern  Avenue  as  it  presently  exists,  but  will 
become  a  remnant  parcel  as  a  result  of  the  future  narrowing  and  partial 
abandonment  of  Old  Northern  Avenue. 

As  of  September  1,  1986,  no  agreement  to  secure  this  additional  area 
has  been  concluded.   However,  language  in  the  Zoning  Commission  vote  of 
March  12,  1986,  provides  for  the  annexation  of  this  area  within  Planned 
Development  Area  No.  24. 

In  order  to  secure  financing,  the  proponent  must  soon  reach  an 
agreement  for  taking  title  to  this  land  which  is  presently  owed  by  the 
City  of  Boston,  Department  of  Public  Works.   Ideally,  this  conveyance 
will  involve  three  steps:   1)  the  City,  State,  and  affected  private 
property  owners  will  agree  on  detailed  plans  for  Old  Northern  Avenue, 
New  Northern  Avenue,  and  the  Northbound  and  Southbound  Connectors  to 
the  Seaport  Access  Road,  and  thus  the  boundaries  of  the  remnant  parcel 
will  be  able  to  be  precisely  defined;  2)  the  Public  Improvements 
Commission  will  direct  the  Department  of  Public  Works  to  convey  the 
remnant  parcel  to  the  proponent;  and  3)  the  proponent  will  grant  a 
temporary  easement  to  the  Department  of  Public  Works  for  use  of  the 
road  in  its  present  configuration  through  construction  completion  of 
all  improvements. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 


II.  Financial  Information 


C.  Development  Costs 


LAND 


$  0 


CONSTRUCTION 


Infrastructure 
Utilities,  Roads,  Seawall,  Deck  Repair 
Marina,  Breakwater 
Landscaping,  Waterproofing 


Residential 

Hotel   (including  FF&E) 

Office  (including  Tenant  Allowance) 

Retail  (including  Tenant  Allowance) 

Parking 

Total 


8,000,000 

4,400,000 

10,000,000 


22,400,000 
86,000,000 
37,700,000 
57,800,000 
7,900,000 
69,000,000 


280,800,000 


-ip»C_». 


SOFT  COSTS 
Fees 
A/E,  Legal/Acctg,  Dvlpmnt,  Permits 
Financing,  Loan  Points 
Taxes,  Insurance 
Marketing,  Brokerage  Commissions 


Contingency  (5%) 
Interest  Carry 


25,900,000 
9,500,000 
4,200,000 

15,000,000 


54,600,000 
14,000,000 
60,000,000 


Total 


128,600,000 


TOTAL  PROJECT  COST 


$409,400,000 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 


II.  Financial  Information 
D.  Operation 


GROSS  CONDO  SALES  @  $350/nsf 

TOTAL  PROJECT  COST  LESS  GROSS  CONDO  SALES 


GROSS  INCOME 
Office 
Hotel 

Hotel  Food 
Retail 
Parking 


&  Beverage 


$  17,000,000 

16,700,000 

6,400,000 

1,400,000 

11,700,000 


$206,600,000 
202,800,000 


Total 


53,200,000 


VACANCY 

Office  (  5%) 
Hotel  (29%) 
Retail  (10%) 


(  900,000) 
(6,700,000) 
(   100,000) 


Total 


(7,700,000) 


EXPENSES 
Office 
Hotel 
Retail 
Parking 


(  4,500,000) 

(10,800,000) 

(   300,000) 

(1,100,000) 


Total 
LINKAGE  PAYMENT  (-"") 

NET  OPERATING  INCOME 

CASH  ON  CASH  RETURN 


(16,700,000) 
(   410,500) 

$28,390,000 

14.00% 


('"')  Linkage  calculation  based  on  $6  per  921,000  commercial  square 
feet  (hotel,  office,  retail)  payable  over  12  years,  with  a  100,000 
gross  square  foot  exemption  applied  to  the  project. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

III.  Project  Area 


The  project  site,  for  which  a  Master  Plan  for  Planned  Development  Area 
No.  24  was  approved  by  the  BRA  Board  on  February  12,  1985,  and  a  map 
amendment  was  approved  by  the  Zoning  Commission  on  March  21,  1985,  is 
bounded  and  described  as  follows: 

A  certain  parcel  of  land  in  the  Commonwealth  of  Massachusetts,  County 
of  Suffolk,  City  of  Boston,  South  Boston  District,  situated  on  the 
northerly  side  of  Northern  Avenue  and  shown  as  Pier  4  (Lot  B)  on  a 
"Compiled  Plan  of ■  Land  in  Boston,  MA"  dated  12  July  1985,  revised  12 
September  1985  by  Boston  Survey  Engineers  of  Boston,  more  particularly 
bounded  and  described  as  follows: 


Northerly 
Easterly 


Southerly 

Southeasterly 

Easterly 

Northerly 

Westerly 

Northerly 

Westerly 

Southwesterly 

Westerly 


by  Boston  Inner  Harbor,  694.32  feet; 

by  a  certain  parcel  of  land  owned  by 
the  Commonwealth  of  Massachusetts 
(Massachusetts  Port  Authority) 
1,094.56  feet; 

by  a  certain  parcel  of  land  owned  by 
Paul's  Lobster  Company,  58.55  feet; 

by  that  same  parcel  of  land  owned  by 
Paul's  Lobster  Company,  6.43  feet; 

by  a  certain  parcel  of  land  owned  by 
Haynes  Realty  Corp.,  4.58  feet; 

by  a  certain  parcel  of  land  owned  by 
Haynes  Realty  Corp.,  72.95  feet; 

by  a  certain  parcel  of  land  owned  by 
Haynes  Realty  Corp.,  2.94  feet; 

by  a  certain  parcel  of  land  owned  by 
Haynes  Realty  Corp.,  4.74  feet; 

by  a  certain  parcel  of  land  owned  by 
Haynes  Realty  Corp.,  37.76  feet; 

by  Northern  Avenue,  648.83  feet; 

by  a  certain  parcel  of  land  owned  by 
Pier  4,  Inc.  and  comprising  Pier  1, 
2  and  part  of  3,  a  ground  lease 
option  for  which  is  held  by  HBC 
Associates,  831.59  feet. 


Containing  approximately  712,832  square  feet  total,  including 
approximately  385,994  square  feet  of  upland  and  pier,  and  approximately 
326,838  square  feet  of  submerged  flats. 

In  addition  to  the  foregoing,  there  is  included  the  northerly  half  of 
present  Northern  Avenue  (approximately  50  feet  in  width)  as  it  abuts 
the  above  described  land. 

Containing  additionally  an  Additional  Area  (which  is  expected  to  result 
from  the  partial  abandonment  of  present  Northern  Avenue)  extending  from 
the  center  line  of  present  Northern  Avenue  to  the  Northerly  sideline  of 
the  proposed  New  Northern  Avenue  between  the  easterly  sideline  of  the 
proposed  Northbound  Seaport  Access  Road  Link  and  a  line  extending 
southerly  from  the  eastern  edge  of  the  existing  pier,  such  additional 
area  to  be  shown  on  such  plan  as  may  be  accepted  by  the  Public 
Improvement  Commission. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

IV.  Relocation  Infonnation 


No  households  or  businesses  will  be  displaced  by  the  project. 
Anthony's  Pier  4,  the  existing  restaurant  at  the  head  of  the  pier,  will 
continue  to  operate  throughout  construction  and  after  project 
completion. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

V.   Project  Design 


Concept 

The  Pier  4  project  involves  a  substantial  addition  to  the 
infrastructure  and  public  amenities  of  the  City,  including  a  large 
plaza  at  the  head  of  the  marina,  Harborwalk  promenades  totaling  over 
2,000  linear  feet,  a  180-slip  marina  with  at  least  10%  transient  slips, 
a  water  taxi  landing,  a  coastal  cruise  ship  landing,  a  breakwater 
providing  safe  refuge,  public  dinghy  and  provisioning  docks,  a  new 
urban  street,  and  below-grade  garage  including  over  500  public  parking 
spaces.   These  facilities  entail  substantial  costs,  particularly  owing 
to  the  site's  difficult  geotechnical  conditions.   Entirely  funded  by 
private  investment,  these  facilities  will  both  enhance  the  Pier  4 
project  and  insure  that  the  project  serves  the  public  as  contemplated 
by  the  BRA's  Harborpark  Plan. 

The  Pier  4  project  is  intended  to  extend  Boston's  downtown  environment 
across  the  Fort  Point  Channel  and  thus  accommodate  the  City's  need  for 
continued  physical  growth  without  adding  to  development  congestion  in 
the  downtown  area.   The  Project  is  also  intended  to  dramatically  expand 
and  improve  public  access  to  the  waterfront,  and  to  help  the  City  meet 
the  demand  for  more  housing  in  the  downtown  neighborhoods.   All  aspects 
of  the  design  will  reinforce  the  site's  urban  waterfront  character. 


Land  Use 

The  Pier  4  project  is  a  first-class  mixed-use  development  consisting  of 
approximately  1,650,000  square  feet  of  office,  residential,  hotel,  and 
retail  space.   The  height  and  disposition  of  the  various  buildings 
respect  the  bulkhead  line  of  Boston  Harbor,  and  create  a  variety  of 
appealing  publicly-accessible  open  spaces  which  enhance  the  experience 
of  the  waterfront.   Vehicular  access  is  confined  to  the  interior  of  the 
site  away  from  the  water's  edge,  and  all  parking  spaces  are  located 
below  grade. 

Over  50%  of  the  Site's  existing  pier  and  upland  acreage  will  remain 
open.   New  marina  and  water  transportation  uses  will  activate  the 
site's  substantial  water  acreage.   Over  2,000  linear  feet  will  be  added 
to  Harborwalk,  the  City's  concept  for  a  continuous  pathway  along  the 
water.   Maritime  exhibits  related  to  the  development  of  Boston  Harbor 
and  the  maritime  history  of  the  site  will  be  integrated  with  the  design 
of  various  public  open  spaces,  both  interior  and  exterior. 


The  project  features  three  major  public  open  spaces  which  comprise 
nearly  four  acres  and  offer  a  variety  of  water  views  and 
water-dependent  activity.   A  large  plaza  at  the  head  of  the  marina  will 
provide  both  a  landing  for  water  taxis  and  dramatic  views  of  the  Boston 
skyline.   The  entry  court  will  feature  a  large  pool  full  of  activated 
sea  water,  bringing  a  sense  of  water  close  to  Northern  Avenue  and 
offering  enticing  views  to  the  marina  basin  and  breakwater  coastal 
cruise  ship  landing  beyond.   A  park-like  promenade  overlooking  more 
marina  slips  and  Boston  Harbor  will  be  located  along  the  length  of 
Pier  A  facing  Commonwealth  Pier.   In  addition,  patrons  of  Anthony's 
Pier  4  restaurant  will  continue  to  be  able  to  enjoy  spectacular  harbor 
views  from  the  restaurant's  indoor  and  outdoor  dining  areas. 

The  marina  will  be  developed  in  cooperation  with  the  Fan  Pier 
proponent,  and  will  provide  approximately  180  slips  of  which  at  least 
10%  will  be  designated  for  transient  use.   The  marina  will  also  include 
a  public  dinghy  dock  in  the  main  basin,  and  a  public  provisioning  dock 
directly  accessible  from  Northern  Avenue  along  the  eastern  edge  of 
Pier  4. 


Quality 

The  Pier  4  project  will  create  a  distinctive  waterfront  setting 
memorable  for  the  high  quality  of  its  architecture,  unparalled  views  of 
the  harbor  and  skyline,  generous  open  spaces,  and  captivating  activity 
of  new  water-dependent  uses.   In  keeping  with  this  general  goal,  the 
project  will  provide  first-class  office  space  catering  to  a  broad 
spectrum  of  business  enterprises.   The  project's  retail  space  will 
house  specialty  stores  whose  goods  and  services  suppport  the  office, 
residential  and  marina  users.   The  residential  units  will  be 
condominiums,  a  substantial  portion  of  which  are  expected  to  address  a 
more  affordable  market  than  high-luxury  market  on  which  most  new 
condominium  construction  in  the  downtown  has  concentrated.   The  hotel 
facilities  will  be  first  class,  catering  to  business  people,  tourists 
and  other  travelers.   The  project's  extensive  open  spaces  will  be 
available  to  the  general  public,  as  will  the  project's  water  taxi 
landing,  coastal  cruise  ship  landing,  transient  marina  slips,  public 
dinghy  and  provisioning  docks,  and  parking  garage. 


Schedule 

The  project  is  tentatively  planned  to  be  constructed  in  three  phases. 
The  first  phase  will  include  hotel,  residential,  retail  and  office 
space  located  at  the  head  of  the  marina  adjacent  to  the  Fan  Pier.   The 
first  phase  of  construction  will  also  include  a  large  public  plaza, 
approximately  1,400  parking  spaces  on  4  levels  below  grade,  the 
breakwater,  and  the  major  portion  of  the  marina. 


Market  conditions  will  dictate  the  timing  of  the  balance  of  the 
development  program.   If  adequate  absorption  is  indicated,  the 
project's  second  phase  will  comprise  300  condominium  units,  a  small 
amount  of  retail  space,  approximately  800  below-grade  parking  spaces, 
and  completion  of  the  marina.   In  this  case,  the  third  phase  will 
comprise  the  remainder  of  the  residential,  office  and  retail  square 
footage.   The  third  phase  will  also  include  approximately  450 
below-grade  parking  spaces.   All  three  phases  are  expected  to  be 
completed  by  1995. 

The  phasing  has  been  planned  to  accomplish  three  goals:  1)  to  provide 
the  earliest  possible  complement  and  counterpoint  to  the  boldly 
envisioned  Fan  Pier  project;  2)  to  allow  for  the  undisrupted,  ongoing 
operation  of  Anthony's  Pier  4  Restaurant;  and  3)  to  provide  the  City 
with  an  architecturally  and  functionally  complete  urban  setting.   It  is 
anticipated  that  the  first  phase  will  start  construction  in  late  1987, 
and  be  completed  in  early  1990. 


Allocation 

The  table  on  the  following  page  summarizes  the  project  program, 
including  building  square  footage  and  open  space  figures. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

Pier  4  Uses  by  Area 


Existing  Conditions 

Total  Site 
Existing  Water 
Existing  Land  {'"') 


Approx, 
Sq .  Feet 

712,832 

326,838 

385,994 


Approx, 
Acres 

16.4 

7.5 

8.9 


Percentage  of 
Existing  Land  ('"') 


Developed  Conditions 
Built  Footprint  (^'*) 
Open  Space 


166,230      3.8     43% 
219,764      5.1     57% 


Uses 


Residential 

728,740 

Hotel 

269,831 

Office 

571,890 

Retail 

79,351 

Parking 

2,650 

spaces 

Open  Space 

Plaza  on  Ma; 

rina 

41,000 

.9 

19% 

Sidewalks  incl.  Harborwalk 

74,000 

1.7 

34% 

Entry  Court 

Pool 

16,000 

.4 

7% 

Landscaped  i 

\reas 

16,000 

.4 

7% 

Roadways 

73,000 

1.7 

33% 

Open  Space  Total 


220,000 


5.1 


57% 


(*)   This  figure  comprising  pier  and  upland  is  the  basis  for  the 
overall  Project  FAR  calculation.   It  does  not  include  the  area  of  the 
remnant  parcel  or  other  portions  of  present  Northern  Avenue. 


(*""')  Includes  footprint  of  existing  restaurant. 


The  Boston  Mariner  Company 
PIER  4  DEVELOPMENT 
Boston,  Massachusetts 

VI.  BRA  Environmental  Impact  Assessment 


This  project  is  subject  to  the  Massachusetts  Environmental  Policy  Act 
(MEPA)  review  requirements.   A  Draft  Environmental  Impact  Report  for 
the  Fan  Pier/Pier  4  projects  was  published  in  December  1985,  and 
approved  by  the  Secretary  of  the  Executive  Office  for  Environmental 
Affairs  (EOEA)  on  January  30,  1986.   The  thoroughness  of  the  Draft  EIR 
was  praised  by  many  reviewers.   The  Secretary  commented  that  the 
document  goes  well  beyond  the  breadth  of  coverage  and  the  depth  of 
detail  that  is  customary  in  EIRs,  and  commended  the  proponents  for 
supporting  informed  public  review.   Impacts  covered  include  traffic  and 
parking,  wind,  shadow,  water  quality,  air  quality,  visual  quality,  and 
construction  impacts  —  virtually  all  of  the  issues  addressed  by  the 
bra's  checklist  for  submission  requirements. 

In  response  to  direction  from  the  Secretary  and  a  total  of  144  pages  of 
comments  sent  to  the  Secretary  in  response  to  the  Draft  EIR  —  among 
them  the  comments  of  the  BRA's  Fan  Pier/Pier  4  Citizens'  Advisory 
Committee  and  Harborpark  Advisory  Committee  —  a  Final  Environmental 
Impact  Report  is  being  prepared  for  publication  in  November  1986. 

Concurrently,  the  Fan  Pier/Pier  4  environmental  impact  team  is 
preparing  a  "Transportation  Access  Plan"  for  the  BRA  and  City  of  Boston 
Transportation  Department.   An  outline  scope  of  services  for  the  Access 
Plan  was  submitted  to  the  BRA  on  June  26,  1986.   A  draft  of  the  Plan  is 
expected  to  be  complete  early  in  the  fall  of  1986. 

The  Fan  Pier/Pier  4  proponents  are  also  helping  to  fund  a  "South  Boston 
Transportation  Planning  Study"  by  the  City  of  Boston  Transportation 
Department  and  its  consultants.   This  study  is  expected  to  commence 
early  in  the  fall  of  1986. 

In  addition  to  performing  numerous  revised  and  new  analyses  for  the 
Final  EIR  and  Transportation  Access  Plan,  the  Fan  Pier/Pier  4 
proponents  are  engaged  detailed  planning  for  at  least  three  issues 
related  to  mitigating  potential  traffic  and  infrastructure  impacts  — 

1)  the  design  of  Old  Northern  Avenue  and  other  streets  in  the  area; 

2)  the  design  of  a  shuttle  bus  system  capable  of  serving  all  future 
developments  in  the  northern  Fort  Point  Channel  District;  3)  a  plan  for 
the  coordinated  construction  of  all  utilities  in  conjunction  with 
roadway  improvements.   These  planning  efforts  will  continue  through  the 
fall  with  the  involvement  of  the  BRA  staff  and  other  area  developers. 
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VII.  Public  Benefits 

A.  Employment 


Construction  Jobs  -  1,100  Jobs 

The  Pier  4  project  as  represented  by  the  current  Kallmann  McKinnell  & 
Wood  schematic  design  will  generate  approximately  1,100  person  years  of 
work.   This  figure  is  extrapolated  from  the  number  of  person  years  of 
work  initially  estimated  for  the  Fan  Pier  Development  which  is  roughly 
twice  the  size.   As  we  proceed  with  design  development  for  the  project, 
and  we  are  able  to  forecast  the  number  of  jobs  and  flow  of  work  for 
each  of  the  various  construction  trades,  we  will  provide  the  BRA  with 
an  updated  estimate. 


Permanent  Jobs  -  2,650  Jobs 

Based  on  standard  formulae  by  which  permanent  jobs  are  related  to 
commercial  square  footage  by  use,  the  fully-built  Pier  4  project  will 
generate  approximately  2,650  permanent  jobs.   These  jobs  are  as 
follows: 

Office  (1  job  per  225  rentable  square  feet)  2,160 

Retail  (1  job  per  400  rentable  square  feet)  140 

Hotel  (1  job  per  room)  290 

Condominium  (estimate  based  on  comparables)  20 

Parking  (estimate  from  garage  operator)  40 


Total  2,650 


Resident,  Minority  and  Women  Hiring  Plan 

As  of  the  signing  of  the  Cooperation  Agreement  for  Planned  Development 
Area  No.  24  on  March  20,  1986,  the  proponent  has  agreed  to  submit  a 
Boston  Residents  Construction  Plan  and  an  Equal  Opportunity  Employment 
Plan  prior  to  issuance  of  a  building  permit  for  the  project's  first 
building.   These  plans  will  ensure  that  the  proponent's  contractor(s) 
for  the  Pier  4  project  will  make  good  faith  efforts  to  achieve  1)  at 
least  50  percent  of  the  total  employee  workerhours  in  each  trade  by 
Boston  residents;  2)  at  least  25  percent  of  the  total  employee 
workerhours  in  each  trade  by  minorities;  and  3)  at  least  10  percent  of 
the  total  employee  workerhours  in  each  trade  by  women. 


B.  Tax  Revenues 


Real  Estate  Taxes  -   $7,700,000 

As  shown  below,  the  City  of  Boston  can  expect  to  collect  at  total  of 
$7,700,000  in  real  estate  taxes  from  the  Pier  4  project  annually,  based 
on  current  assessment  rates  of  $13.46  per  $1000  for  residential 
property  and  $25.85  per  $1000  for  commercial  property.   The  City 
currently  collects  $350,000  annually  from  the  Pier  4  property.   The  new 
taxes  are  more  than  20-times  the  amount  of  the  existing  taxes. 

Existing  Taxes  $350,000 

New  Residential  Taxes  $2,600,000 

(Based  on  $13.46  per  $1000 
and  Projected  Sales  Prices) 

New  Commercial  Taxes              $5,100,000 
(Bases  on  $25.85  per  $1000 
and  Projected  Project  Costs)  


Total  New  Taxes  $7,700,000 


C.  Development  Impact  Project  Exaction 


Linkage  Payment  —  $4,900,000 

On  March  20,  1986,  a  Development  Impact  Project  Agreement  for  Planned 
Development  Area  No.  24  was  signed  by  the  BRA  and  the  proponent. 
According  to  this  agreement  the  City  can  expect  a  total  linkage  payment 
of  $4,900,000  from  the  Pier  4  project.   This  total  reflects  an  exaction 
of  $6.00  per  square  foot  of  commercial  space,  with  a  single  project 
exemption  of  100,000  square  feet,  payable  in  twelve  (12)  equal  annual 
installments.   This  money  will  be  used  by  the  City  for  the  creation  of 
housing  units  for  occupancy  exclusively  by  low  and  moderate  income 
residents.   The  first  payments  are  expected  to  be  made  in  1990  upon 
completion  of  the  project's  first  phase. 

Commercial  Program 

Hotel  270,000  gsf 

Office  572,000  gsf 

Retail  79,000  gsf 


Total  ■  921,000  gsf 

Less  One-Time  Exemption  (100,000) 

Basis  for  Linkage  Calculation  821,000  gsf 

Payment  Rate  x   $  6 


Total  Linkage  Payment  $  4,926,000 


41,000 

sf 

19% 

74,000 

sf 

34% 

16,000 

sf 

7% 

16,000 

sf 

7% 

73,000 

sf 
sf 

33% 

220,000 

100% 

D.  Other  Benefits 


Open  Space  -  57% 

Approximately  5.1  acres  totaling  57%  of  the  Pier  4  site  will  remain 
open  space.   This  open  space  is  comprised  of  the  major  public  plaza, 
pedestrian  sidewalks,  the  entry  court  pool,  landscaped  areas  and 
roadways,  all  of  which  will  be  financed  by  private  investment.   These 
open  spaces  offer  a  variety  of  activities  and  water  views,  and  work 
"en  ensemble"  with  the  open  spaces  of  the  adjacent  Fan  Pier  project, 
breakdown  of  the  Pier  4  open  space  is  shown  below. 

Plaza 

Pedestrian  Sidewalks 

Entry  Court  Pool 

Landscaped  Areas 

Roadways 

Total  220,000  sf  100%  (5.1  acres) 

Open  Space  as  %  of  Site  57% 

(220,000  /  386,000  =  57%) 


Harborwalk  -  2,320  linear  feet 

The  Pier  4  project  will  provide  a  total  of  3,325  linear  feet  of 
pedestrian  walkways  ranging  in  width  from  15  to  35  feet,  including 
2,320  linear  feet  which  are  part  of  Harborwalk  —  the  BRA's  concept  for 
a  continuous  seven-mile  pathway  along  the  edge  of  Boston  Harbor. 


Marine-Related  Uses  -  Marina,  Breakwater",  Water  Taxi  Landing, 

Coastal  Cruise  Landing 

The  design  of  the  Pier  4  project  incorporates  a  variety  of 
marine-related  uses  including  a  150-slip  marina  in  the  basin  between 
Pier  4  and  Fan  Pier,  with  an  additional  30-40  slips  to  the  east  of 
Pier  4  facing  Commonwealth  Pier.   The  marina  will  accommodate  boats 
from  6'  to  100'  in  length  with  drafts  up  to  15'.   Features  of  the 
marina  include  a  public  dinghy  dock,  a  provisioning  dock,  a  water  taxi 
landing,  and  a  ship  display  dock  which  may  also  be  used  for  scheduled 
water  shuttle  service.   A  substantial  breakwater  will  enclose  the 
marina  basin,  affording  boaters  safe  harbor  refuge  in  bad  weather.   The 
breakwater  is  designed  to  accommodate  coastal  cruise  vessels,  a 
landing  facility  which  the  downtown  harborfront  presently  lacks. 
Landside  marina  facilities  include  a  marina  manager's  office,  men's  and 
women's  toilets  and  showers,  rental  lockers,  and  a  ships  chandlery. 
Covered  waiting  areas  located  near  landside  taxi  cab  and  bus  stands  are 
provided  for  passengers  using  water  transportation. 


Public  Parkins  -  560  spaces 

There  will  be  four  levels  of  underground  parking  beneath  the  Pier  4 
project.   This  garage  will  be  built  in  incremental  phases  according  to 
the  progression  of  buildings,  providing  2,650  parking  spaces  when  fully 
complete.   Approximately  560  of  these  parking  spaces  will  be  available 
to  the  public  including  retail  shoppers,  marina  users,  vistors  to  the 
office  and  residential  buildings,  and  general  visitors.   The  expected 
parking  breakdown  is  as  follows: 

Hotel:   1  space  per  50%  of  290  rooms  145 

1  space  per  4  seats  of  300  restaurant  seats      75 
1  space  per  100  sf  of  7,000  sf  function  space    70 


290 


Condo:   2  spaces  per  unit  of  200  units  (Phase  I  &  III)  400 
1.5  spaces  per  unit  of  300  units  (Phase  II)     450 


850 
Office:  1  space  per  575,000  sf  575 

Pier  4:  375  spaces  for  daytime  peak  375 

Public:  Balance  560 


Total  2650 
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VIII.  ReRulatory  Controls  and  Permits 
A .  Zoning 


Fan  Pier  and  Pier  4  have  been  designated  Planned  Development  Areas  No.  23 
and  24.   These  were  the  first  two  projects  to  apply  for  designation  as 
Planned  Development  Areas  based  on  Master  Plans  under  Section  3-lA(a)  of 
the  City  of  Boston  Zoning  Regulation.   The  Master  Plans  were  approved  by 
the  BRA  Board  on  February  12,  1986,  and  accordingly,  map  amendments  were 
approved  by  the  Zoning  Commission  on  March  21,  1986. 

Preliminary  schematic  design  reviews  were  held  with  the  BRA  on  May  12  and 
July  8,  1986.   In  a  letter  received  by  the  proponent  on  August  2,  1986, 
the  BRA  acknowledged  concensus  on  a  Lesser  Scale  Plan,  and  suggested  that 
the  proponent  prepare  the  required  schematic  design  submission  material 
identified  in  the  Zoning  Procedures  Manual.   The  proponent  has  done  so, 
and  the  BRA  has  scheduled  a  meeting  to  review  these  materials  on  September 
11,  1986.   Assuming  acceptance  of  both  the  Schematic  Design  and  Final 
Environmental  Impact  Report  by  late  Fall,  the  proponent  expects  to  apply 
for  regular  PDA  designation  in  December. 


B.  Anticipated  Permits 

The  Pier  4  project  is  subject  to  State  review  in  accordance  with  the 
Massachusetts  Environmental  Policy  Act,  and  to  licensing  pursuant  to 
M.G.L.  c.  91.   Throughout  the  design  of  the  project,  the  proponent  has 
cooperated  with  a  State  Agency  Coordinating  Committee  which  was 
established  in  early  1985.   The  Final  Environmental  Impact  Report  is 
expected  to  be  submitted  in  early  November  1986.   A  Chapter  91  license 
application  is  expected  to  be  made  in  early  1987. 

In  addition  to  these  major  approvals,  at  least  ten  other  permits  will  be 
necessary,  including  building  permits,  sewer  tie-in  permits,  garage 
permits,  and  curb-cut  permits. 


C.  Employment  Contract  Compliance 

Section  15  of  the  Cooperation  Agreement  signed  on  March  20,  1986,  requires 
the  Pier  4  proponent  to  set  forth  a  plan,  to  be  known  as  the  Boston 
Residents  Construction  Employment  Plan,  prior  to  receiving  a  building 
permit.   This  Plan  is  required  to  include  provisions  for  monitoring 
compliance  and  sanctions. 

Section  16  of  this  Cooperation  Agreement  also  requires  the  Pier  4 
proponent  to  set  forth  an  Employment  Opportunity  Plan  prior  to  receiving  a 
building  permit.   The  proponent  has  pledged  to  use  good  faith  efforts  to 
achieve  both  Boston  Resident  Construction  Standards  and  Resident  Permanent 
Employment  Goals. 


D.  MEPA  Documents 

A  copy  of  the  Environmental  Notification  Form  for  the  Pier  4  project  may 
be  found  at  the  end  of  the  main  volume  of  the  Fan  Pier/Pier  4  Draft 
Enviromental  Impact  Report  published  in  December  1985.   The  BRA  has  been 
furnished  with  numerous  copies  of  the  Draft  EIR,  as  well  as  copies  of  all 
the  comment  letters  received  by  the  Secretary  in  response  to  the  Draft 
EIR.   The  Secretary's  letter  accepting  the  Draft  EIR  was  written  on 
January  30,  1986.   A  Certificate  of  the  Secretary  for  the  Final  EIR  is 
expected  this  Fall. 
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IX.  Community  Groups 

A.  Abutters 


The  Pier  4  site  is  directly  abutted  by  an  18.5-acre  parcel  which  is  also 
owned  by  Pier  Four,  Inc.   This  is  the  site  of  the  proposed  Fan  Pier 
project.   A  ground  leasehold  and  option  to  partially  purchase  this  parcel 
is  held  by  HBC  Associates,  a  joint  venture  of  HT-Boston,  Inc.,  a  Delaware 
corporation,  and  Carpenter  Properties,  Inc.,  a  Boston  corporation.   All 
properties  abutting  the  Site  are  as  follows: 


Ward  6 

Parcel  No   Property  Address 


2671 
2671-1 
2671-2 
2671-3  (■"-) 


18-52  Northern  Avenue 
(Fan  Pier) 


Mailing  Address 

HBC  Associates,  Inc. 
470  Atlantic  Avenue 
Suite  810 
Boston,  MA  02110 


(■")  Note:   Approximately  30%  of  this  parcel  is  part  of  the  Fan  Pier 
Site,  and  approximately  70%  is  part  of  the  Pier  4  Site. 


2640 


25  &  125  Northern  Avenue  FPC  Properties,  Inc. 

Mass.  Corp. 
60  State  Street 
Boston,  MA  02109 


2641 


65  Northern  Avenue 


2672 
2672-50 


2671-115 


160-188  Northern  Avenue 
(Commonwealth  Pier) 


148  Northern  Avenue 


Not         Northern  Avenue 
Applicable 


Roman  Catholic  Arch. 

c/o  Our  Lady  of  Good 
Voyage  Chapel 
65  Northern  Avenue 
South  Boston,  MA  02210 

Massachusetts  Port  Authority 
Commonwealth  Pier 
162  Northern  Avenue 
Boston,  MA  02210 

Paul's  Lobster  Company 
148  Northern  Avenue 
South  Boston,  MA  02210 

Joseph  F.  Casazza 

Commissioner 

Public  Works  Department 

Boston  City  Hall,  Rm  714 

Boston,  MA  02201 


Ward  6 
Parcel  No 

2671-100 
2671-105 
2671-110 


26A2 


Property  Address 
146  Northern  Avenue 


145  Northern  Avenue 
B  Street 


Mailing  Address 

Haynes  Realty  Corp. 
146  Northern  Avenue 
South  Boston,  MA  02210 

New  England  Seafood 
Center  Inc. 
145  Northern  Avenue 
South  Boston,  MA  02210 


Note:   Boston  Harbor  abuts  the  Site  immediately  to  the  north. 


B.  Meetings  with  Interested  Parties 


The  proponent  has  met  with  the  following  interested  parties 
concerning  the  plans  for  the  Pier  4  project: 


Organization 

Civic  Advisory  Committee 
(Fan  Pier/Pier  4) 


Harborpark  Advisory  Committee 


Water  Transportation  Task  Force 
Boston  Society  of  Architects 

The  Boston  Harbor  Associates 

Boston  Waterfront  Developers  (TBHA) 


Our  Lady  of  Good  Voyage 

(Northern  Avenue,  South  Boston) 


Meeting  Date 

June  21,  1985 
August  7,  1985 
September  18,  1985 
November  5,  1985 
November  12,  1985 
December  3,  1985 
December  18,  1985 
January  6,  1986 
January  9,  1986 

June  25,  1985 
November  12,  1985 
December  11,  1985 
January  6,  1986 
January  8,  1986 
January  9,  1986 

November  18,  1985 

September  5,  1985 
November  12,  1985 

December  12,  1985 
May  13,  1986 

April  8,  1986 
May  14,  1986 
July  8,  1986 
August  12,  1986 

November  24,  1985 
December  8,  1985 


The  Boston  Globe,  Editorial  Board 
The  Boston  Herald,  Editorial  Board 
Boston  Preservation  Alliance 

Boston  Educational  Marine  Exchange 

South  Boston  Community  Meeting 
(Condon  Community  School) 

Boston  Edison 

Boston  Gas 

Boston  Harbor  Cruises 

Boston  Chamber  of  Commerce 

(Fort  Point  Channel  Committee) 


December  12,  1985 

February  6,  1986 

November  12,  1985 
November  21,  1985 

January  13,  1986 

January  lA,  1986 

March  19,  1986 
April  23,  1986 

June  6,  1986 

March  20,  1986 

May  7,  1986 
July  15,  1986 


Massachusetts  Building  Congress 


May  15,  1986 
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APPENDIX  1 
PRO  FORMAS 


September  11,  1986 


Project:   Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company     Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


COMMERCIAL  DEVELOPMENT  PROGRAM 

TOTAL  LAND  SQUARE  FOOTAGE  (Apportionate  Share  of  385,994)   152,366 

651,241 


TOTAL  GROSS  SQUARE  FOOTAGE 
Office 
Retail 
Other  (please  specify) 

571,890 
79,351 

Parking  (if  applicable) 
(1,065,000  GSF) 

TOTAL  NET  SQUARE  FOOTAGE 
Office 
Retail 
Other  (please  specify) 

2,650  Spaces 

486,107 
55,546 

HOTEL 

DEVELOPMENT  PROGRAM 

541,653 


TOTAL  LAND  SQUARE  FOOTAGE  (Apportionate  Share  of  385,994)   63,130 

TOTAL  GROSS  SQUARE  FOOTAGE  269,831 

Hotel  GSF  269,831 

No.  Rooms  290 

Parking  (Below  Grade)  116,456 

No.  Spaces  290 


RESIDENTIAL  DEVELOPMENT  PROGRAM 

FORM  OF  OWNERSHIP 

(Rental,  Condominium,  Cooperative)  Condominium 

TOTAL  LAND  SQUARE  FOOTAGE   (Apportionate  Share  of  385,994)  170,498 

TOTAL  UNITS  500 

Mix  of  Units 
Studio 


1  Bed       100 


2  Bed       400 
Other 


PARKING  700  spaces 

TOTAL  GROSS  SQUARE  FOOTAGE  728,740  GSF         590,279  NSF 

Average  Unit  Size 

Studio   -   GSF   -  NSF 

1  Bed   1150  GSF   930  NSF 

2  Bed   1540  GSF   1250  NSF 
Other    -   GSF   -  NSF 

Parking  402  GSF 


Project:   Pier  4,  South  Boston  Date:    09/11/86 

Developer:   Boston  Mariner  Company     Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


COMMERCIAL  DEVELOPMENT  PRO  FORMA 
(Estimates  in  1986  Dollars) 

TOTAL  HARD  COSTS  $  73,200,000 

Rehabilitation  ($  -/GSF)         $ 

New  Construction  ($80/GSF)  52,300,000 

Parking  ($  ^'   /space)  - 

Site  Improvements  ($LS/LSF)  7,500,000 

Tenant  Improvements  13,400,000 

Office  $24/NSF 

REtail  $30/NSF 
*  See  separate  Pro  Forma  for  Garage 

TOTAL  SOFT  COSTS  $  40,650,000 

Architect /Engineering 
Marketing/Brokerage/ Advertising 
Developer's  Fee 
Legal 

Permits  &  Fees  (Specify) 
Construction  Loan  Interest 

(36  mos.  @  I07o   on 
$120,000,000  (A0B=60%) 
Financing  Fees  (specify) 
Real  Estate  Taxes  and  Linkage 

during  Construction  (30  mos.) 
Lease  Payment""" 
Other  Related  Costs  (Insurance) 

(specify) 

CONTINGENCY  (_5%  of  hard  costs)  $   3.700,000 

TOTAL  DEVELOPMENT  COST  $117,550,000 

Soft  Costs  as  %  Hard  Costs  55% 

Soft  Costs  as  %  Total  Development  Cost    35% 
Total  Development  Cost/GSF  180.50 


If  applicable 


3 

,000, 

,000 

5 

,900, 

,000 

2, 

,200, 

,000 

1, 

,100, 

,000 

1 

,400, 

,000 

21, 

,600, 

,000 

3 

,800, 

,000 

550, 

,000 

- 

1 

,100, 

,000 

Project:   Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company     Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


COMMERCIAL  OPERATING  PRO  FORMA 
(Carry  out  of  10  years  and  indicate  inflation  factor) 

COMMERCIAL  INCOME 

Office  (486,107  NSF  @  $  35/NSF)        $17,000,000 
Retail  (  55,546  NSF  @  $  25/NSF)         1,400,000 

Parking  (attach  parking  rate  structure)""' - 

Other  (       NSF  @  $       /NSF)  - 

*See  separate  Pro  Froma  for  Garage 

POTENTIAL  GROSS  INCOME  $  18,400,000 

VACANCY  (5%)  (    900,000) 

EFFECTIVE  GROSS  INCOME  $  17,500,000 

OPERATING  EXPENSES 

Office  ($4.00/GSF)  2,300,000 

Retail  ($NET  /NSF)  - 

Parking  ($  -  /space)  - 

Other   ($  -  /NSF)  20,000 

(1%  Replacement  Reserve) 
TOTAL  $(  2,320,000) 

REAL  ESTATE  TAXES 

Office  ($3.50/GSF)  2,000,000 

Retail  ($3.50/GSF)  300,000 

Parking  ($  -  /space)  - 

Other   ($  -  /NSF)  - 

(1%  Replacement  Reserve) 
TOTAL  $(  2,300,000) 

LINKAGE  PAYMENTS  $(    410,000) 

(Incl.  Linkage  Exaction  for  Hotel) 

NET  OPERATING  INCOME  $  12,470,000 

DEBT  SERVICE  (1£%  on  $100,000,000  for  30  years)  $(10,600,000) 

CASH  FLOW  $   1,870,000 

EQUITY  PARTICIPATION  (If  applicable)  $  17,550,000 

RETURN  ON  EQUITY  (year  of  operations  1986)  10.66% 

Before  Tax  Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST  (year  of  operations  1986)  10.61% 

(Net  Operating  Income/Total  Development  Cost) 


Project:   Pier  4,  South  Boston  Date:    09/11/86 

Developer:   Boston  Mariner  Company     Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


HOTEL  DEVELOPMENT  PRO  FORMA 

(Estimate  in  1986  Dollars 

Using  0_%  Inflation  Factor  from  1986) 

TOTAL  HARD  COSTS  $34,600,000 

Hotel  ($109/GSF)  29.300,000 

per  room  ($100,000/room)  - 

Parking  ($/space)*  - 

Site  Costs  ($LS/GSF)  5,300,000 

Office  ($N/A/GSF)  - 

Retail  ($N/A/GSF)  - 
Other  (specify) 

*See  separate  Pro  Forma  for  Garage 


TOTAL  SOFT  COSTS  $18.950,000 

Architect/Engineering  2,300,000 

Legal  250,000 

Accounting  250,000 

Marketing/Brokerage  2,450,000 

Financing  Fees  (specify)  1 ,550,000 

Developer's  Fee  900,000 

Construction  Loan  Interest  9,000,000 
(30  Mos  10%  on  average  balance 
of  $60.000,000) 

Land  Lease  Payment  *  - 

Real  Estate  Taxes  and  Linkage  1 ,050,000 

Other  Related  Fees  (specify)  700,000 

Permiting/Licensing  500,000 
Insurance 

HOTEL  START-UP  $  8,500.000 

Furniture,  Fixtures  &  Equipment  8,500,000 

Initial  Invent.  &  Working  Capital  Incl.  Abv. 

Pre-Opening  &  Opening  Costs  Incl.  Abv. 

TOTAL  START-UP  COSTS  $62,050,000 

CONTINGENCY  COSTS  (5_%  of  Hard  Costs  plus  FF&E)  $  2,200,000 

TOTAL  DEVELOPMENT  COSTS  $64,250,000 

Soft  Costs  as  %  Hard  Costs  55% 

Soft  Costs  as  %  TDC  30% 


*If  applicable 


Project:   Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company        Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


HOTEL  OPERATING  PRO  FORMA 
(Carry  out  10  years  and  include  inflaction  factor) 

ROOMS 

Available  290 

Average  Occupancy  (71%) 

Average  Rate  ($158) 
REVENUE 

Rooms 

Food  &  Beverage,  Telephone,  Rentals 

Telephone 

Rentals 

Parking* 

Other 

TOTAL  GROSS  REVENUE  $23,100,000 

Vacancy 
EFF.  GROSS  REVENUE  $16,400,000 

EXPENSES 

Food  &  Beverage  Costs  $  2,800,000 

Rooms  2.500.000 

Telephone  400,000 

Other  Expenses  150.000 

Linkage  Payments  (incl.  in  Soft  Costs)  ^^ 

TOTAL  ALLOCATED  EXPENSES  ($  5.800.000) 

UNALLOCATED  EXPENSES 

Admin.  &  General  $  1,200,000 

Management  Fee  700,000 

Marketing  800,000 

Energy  Costs  700,000 

Property  &  Maintenance  600,000 

Franchise  Fees  z 

Guest  Entertainment  - 


- 

$ 

- 

$16, 

,700, 

,000 

6, 

,400, 

,000 

- 

— 

- 

(   6, 

,700 

,000) 

Replacement  Reserves  500,000 

TOTAL  UNALLOCATED  EXPENSES  ($  4.500,000) 

TOTAL  EXPENSES  ($10,300,000) 

PROPERTY  TAXES  &  OTHER 

MUNICIPAL  CHARGES  (specify)  ($   400,000) 

INSURANCE  ON  BUILDING 

AND  CONTENTS  ($   100.000) 

NET  OPERATING  INCOME  ($  5.600,000) 

DEBT  SERVICE  10%  on  $44,000,000  for  30  yrs.  ($  4.700.000) 

BEFORE  TAX  CASH  FLOW  $   900,000 


Project:   Pier  4,  South  Boston  Date:    09/11/86 

Developer:   Boston  Mariner  Company        Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


HOTEL  OPERATING  PRO  FORMA  (continued) 
(Carry  out  10  years  and  include  inflaction  factor) 

EQUITY  PARTICIPATION  (if  applicable)  $  20,250,000 

RETURN  ON  EQUITY  (year  of  operations  1994)  4.5% 

(Before  Tax  Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST 

(Year  of  operations  1994)  Current  Value  (1986)  Dollars   8.7% 

(Net  operating  Income/Total  Development  Cost) 


Project:   Pier  4,  South  Boston 
Developer;   Boston  Mariner  Company 


Date:   09/11/86 

Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


RESIDENTIAL  CONDOMINIUM  DEVELOPMENT  PRO  FORMA 

(Estimated  in  1986  Dollars) 

(Provide  phase  information  where  necessary) 


TOTAL  HARD  COSTS 

Condominium  Units  ($118/GSF) 
Unit  Finishes  $N/A/NSF) 
Condominium  Parking  ($  '"'/GSF) 

(#  of  spaces) 
Site  Costs  ($LS/GSF) 
Premium  Costs  ($N/A/GSF) 
Other  (specify) 
*See  separate  Pro  Forma  for  Garage 

TOTAL  SOFT  COSTS 

Architect/Engineering 
Marketing/Brokerage/ Advertising 
Developer's  Fee 
Legal/ Accounting 
Permits  &  Fees  (specify) 
Construction  Period  Costs 
(30  mos.  @  10%  with  average 

balance  of  60%  of  $161,000.000) 
Financing  Fees 
Real  Estate  Taxes  and  Linkage 

during  Construction  (^8^  months) 


$86,000,000 


8,600,000 


$  94,600,000 


6,700,000 


6, 

,600, 

,000 

2, 

,500, 

,000 

1, 

,200. 

,000 

1, 

,400, 

,000 

24, 

,200, 

,000 

4 

,200, 

,000 

2, 

,200, 

,000 

$  48,500,000 


$  Incl.  Abv, 


Sale  Period  Costs 

Loan  Interest 

( mos.  @  %  with 

average  balance  of  $ ) 

Sale  Period  Real  Estate  Taxes 
( mos . ) 

Sale  Period  Operating  Expenses 

Other  (specify) 
Other  Related  Costs  (specify) 

Insurance 

CONTINGENCY  (_5%  OF  $124,000,000) 

TOTAL  CONDOMINIUM  DEVELOPMENT  COSTS 
Soft  Costs  as  %  Hard  Costs  51% 
Soft  Costs  as  %  TDC  33% 

Total  Development  Cost/GSF  204.90 


Incl. 

Abv. 

Incl. 

Abv. 

Incl. 

Abv. 

- 

1,200,000 

$  6,200,000 
$149,300,000 


Project:   Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company        Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


CONDOMINIUM  SALES  PRO  FORMA 

(Estimates  in  1986  Dollars) 

(Using  0%  inflation  factor  from  1986) 


CONDOMINIUM  UNITS 


Gross  Sales  Proceeds  $206.600,000 

Gross  Condominium  Sales/NSF      $   350 
Less  Total  Condominium  Units  Development  Cost  (149,300,000) 

Total  Condominium  Units  Cost/NSF  $ 


Net  Profit  (Before  Taxes)  57,300,000 

Return  on  Gross  Sales  Proceeds  28% 

(Net  Profit/Gross  Sales  Proceeds) 

CONDOMINIUM  PARKING  SPACES  (700) 

(Hypothetical-Rental  Parking  Spaces  Also  Possible) 

Gross  Sales  Proceeds  $  28,000,000 

Gross  Parking  Sales/Space  $40,000 

Less  Total  Condominium  Parking  Development  Cost  (  17,500,000) 

Total  Parking  Cost/Space  $25.000 

Net  Profit  (Before  Taxes)  $  10.500,000 

Return  on  Gross  Sales  Proceeds  ■  38% 

(Net  Profit/Gross  Sales  Proceeds) 

TOTAL  SALES 

Total  Condominium  Gross  Sales  Proceeds  $234,600,000 

Less  Total  Condominium  Development  Costs  (166,800,000) 

Net  Profit  (Before  Taxes)  $  67,800,000 

Total  Return  on  Gross  Condominium  Sales  Proceeds  29% 

(Net  Profit/Total  Gross  Sales  Proceeds) 

Return  on  Equity  20.3% 

Equity  Participation  (Amount  and  %  of 
Total  Condominium  Costs)  $33.400.000  (20%) 
(Assuming  10%  Cap  Rate) 


Project:  Pier  4.  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company        Tel,  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


CONDOMINIUM  COST  OF  OWNERSHIP  PRO  FORMA 

(Estimates  in  1986^  Dollars) 

(Use  0%  inflation  factor  from  1986) 

Number  of  Units  500 

Average  Unit  Size  (NSF)  1,180 

Average  Unit  Price  $400,000 

Average  Downpayment  $  80,000  (20%) 

Studio    - 


1  Bed  46,500  (  930  NSF  @   $250/NSF  =  $232,500) 

2  Bed  87.500  (1250  NSF  @   $350/NSF  =  $437,500) 


Annual  Common  Area  Charges  ($4.00/NSF) 

Annual  Real  Estate  Taxes  ($1.75/NSF) 

Annual  Mortgage  Payment 

(10%  on  $320,000  for  30  years) 

Annual  Service  Charges  (please  specify 
membership  fees,  special  services, 
etc.)   (Parking  @  $150/mo) 

Total  Annual  Cost  of  Ownership  42,285 

(Bef ore-tax) 

Total  Monthly  Cost  of  Ownership  3,500 

(Before-tax) 


Market 

$  4, 

,720 

2, 

,065 

33, 

,700 

1 

,800 

Subsidized 


Project:  Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company        Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


GARAGE  DEVELOPMENT  PRO  FORMA 

(Estimates  in  1986  Dollars) 

TOTAL  HARD  COSTS  $70,000,000 

Rehabilitation  ($  -  /GSF)  $ 

New  Construction  ($62.50/GSF  

Parking  ($25,000/space  

Site  Improvements  ($  -  /LSF)  

Tenant  Improvements  

Office  $   -  /NSF 

Retail  $   -  /NSF 
(1,118,000  GSF  Incl.  Below-Grade  Loading) 

TOTAL  SOFT  COSTS"--  $     0 


Architect/Engineering  

Marketing/Brokerage/ Advertising  

Developer's  Fee  

Legal  

Permits  &  Fees  (specify)  

Construction  Loan  Interest  

( mos.  @  %  with  average 

balance  of  $ )  

Financing  Fees  (specify)  

Real  Estate  Taxes  and  Linkage 

during  Construction  ( ^mos.)  

Lease  Payment  *  

Other  Related  Costs  (specify)  

*  Carried  by  Above-Grade  Uses 

CONTINGENCY  (  -  %  of  Hard  Costs)""""-  $     0 

-"-*  Carried  by  Above-Grade  Uses 

TOTAL  DEVELOPMENT  COST  $70,000,000 

Soft  Costs  as  %  Hard  Costs  N/A 

Soft  Costs  as  %  Total  Development  Cost      N/A 
Total  Development  Cost/GSF  62.50 


■""If  applicable 


Project:   Pier  4,  South  Boston  Date:   09/11/86 

Developer:   Boston  Mariner  Company        Tel.  #/Contact  Person:  720-0775 

Ellen  A.  Watts 


GARAGE  OPERATING  PRO  FORMA 
(Carry  out  of  10  years  and  indicate  inflation  factor) 


COMMERCIAL  INCOME 

Office  ( ^NSF  @  $ /NSF)      $ 

Retail  ( ^NSF  @  $ /NSF)      $ 


Parking  (attach  parking  rate  structure)  $11 ,700,000 
Other   ( ^NSF  @  $ /NSF)      $ 

POTENTIAL  GROSS  INCOME  $  11,700,000 

VACANCY  ( %)  $(     N/A 

EFFECTIVE  GROSS  INCOME  $  11,700,000 

OPERATING  EXPENSES 

Office  ($ ^/NSF) 

Retail  ($ /NSF) 

Parking  ($1.00  /GSF) 
Other   ($ /NSF) 


TOTAL  $(  1.100,000) 

REAL  ESTATE  TAXES 

Office  ($ /NSF)  $ 

Retail   ($ /NSF)  •  - 

Parking  ($ ^/space)  - 

Other   ($ /NSF) 


TOTAL  $(     N/A   ) 

LINKAGE  PAYMENTS  $(     N/A  ) 

NET  OPERATING  INCOME  $  10,600,000 

DEBT  SERVICE  (10%  on  $70,000,000  for  30  years  $(  7,400,000) 

CASH  FLOW  $  3,200,000 


EQUITY  PARTICIPATION  (if  applicable)   (100%  Financing)     $ N/A 

RETURN  ON  EQUITY  (year  of  operations  1986)  N/A   % 

(Before  Tax  Cash  Flow/Equity) 

RETURN  ON  TOTAL  DEVELOPMENT  COST  (year  of  operations  1986  15.14  % 
(Net  Operating  Income/Total  Development  Cost) 


The  Boston  Mariner  Company 

PIER  4  DEVELOPMENT 

Boston,  Massachusetts 


APPENDIX  2 
SCHEMATIC  DESIGN  PRESENTATION 

Kallmann  McKinnell  &  Wood 


September  11,  1986 
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